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Tannehill Creek. Little Walnut Creek runs be-
hind many homes in University Hills and has 
posed an erosion hazard for years. For exam-
ple, flood waters and debris caused a 30-inch 
sewer line to overflow in 2003, resulting in a 
major sewage spill in Little Walnut Creek.  Ad-
ditionally, several homes have been pur-
chased by the City and their owners have 
had to relocate due to significant bank ero-
sion. 
 
Fort Branch Creek is also a major creek within 
the UHWP planning area. Tributaries join the 
main body of Fort Branch Creek near Blanton 
Elementary. From there the creek flows south-
east and crosses Manor Road.  In 2000, the 
City’s Watershed Protection and Develop-
ment Review Department completed a wa-
tershed master plan. The plan indicated that 
Fort Branch Creek was a priority area for ad-
dressing flooding and erosion problems.  In 
2003, the City replaced bridges over the 
creek at Manor Road and Westminster Drive to reduce roadway flooding.  In 2007, the 
City will plant vegetation and begin structural improvements to stabilize the creek 
banks; limestone boulders and a wider creek bed will also help mitigate erosion.  Ap-
pendix I describes existing and future erosion control projects on creeks within the 
UHWP planning area.  
 
 
 
 
 
 
 
 

        PLANNING AREA CONTEXT 

Fort Branch Creek 
Map courtesy of Morgan Byers, City of 
Austin WPDR 
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PLANNING PROCESS 

INTRODUCTION 
 
Background research and field work began in preparation of the Univer-
sity Hills / Windsor Park planning process during the summer of 2005 and 
concluded with two general community meetings held on September 20 
and October 1, 2005.  The public planning process for the University Hills/
Windsor Park neighborhood plan officially began with a first workshop 
held at Andrews Elementary School on November 5, 2005.  A detailed 
meeting summary for the entire planning process can be found in the 
Appendix. 
 
Neighborhood planning staff and community stakeholders made a  
concerted effort during the planning process to encourage the partici-
pation of a diverse group of stakeholders, including homeowners, renters, 
and business and property owners.  Additionally, stakeholders and 
neighborhood planning staff worked together to create a series of ob-
jectives for the process of creating this neighborhood plan (see next 
page).  These objectives 
served as a guide for main-
taining contact among stake-
holders, conducting meetings, 
and drafting plan recommen-
dations.  Neighborhood plan-
ning staff worked with stake-
holders to craft goals for the 
planning process and a vision 
statement for the UHWP plan 
(see Plan Summary chapter), 
and then held a series of 
meetings during the following 
year on topics relating to land 
use, community life, recrea-
tion, and other planning issues.  
 
 
 

Planning staff mailed notices for important 
meetings to all property owners and renters to 
increase participation 
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        PLANNING PROCESS 

PLANNING PROCESS OBJECTIVES 
• Involve as many stakeholders, and as diverse a group of stakeholders (e.g., home-

owners, renters, property owners, business people etc.) as possible in the planning 
process.  

 
• Encourage equal participation by stakeholders from all parts of the planning area 

at neighborhood meetings, zoning committee meetings, and other working groups.  
 
• Incorporate the impacts and implications of the redevelopment of the Robert 

Mueller Municipal Airport into the planning process and neighborhood plan.  
 
• Establish and maintain communication with City departments and other agencies 

when planning stakeholder meetings, drafting recommendations, and designing 
implementation strategies.  

 
• Establish consensus among neighborhood plan stakeholders on plan objectives 

and recommendations.  
 

NEIGHBORHOOD PLANNING PROCESS OVERVIEW 
 
After initial community meetings, neighbor-
hood planning staff announced the begin-
ning of the planning process by mailing an 
invitation to all property owners and resi-
dents within the planning area.  They were 
invited to take an initial survey, attend the 
first workshop (November 5, 2005), and for-
ward contact information to planning staff.  
An email list was created, and contact infor-
mation was collected throughout the plan-
ning process.  The email list was used exten-
sively to communicate and share meeting 
schedule information with stakeholders.   
 
On November 29 and December 8, 2005, 
planning staff presented preliminary goals 
and recommendations.  This information 
was organized by issue area and included parks and creeks, transportation, schools, 
crime, and other neighborhood concerns.  Once community members’ major con-
cerns were identified, planning staff organized working groups to address each major 
planning issue through regular, focused meetings. Community meetings on various 

The UHWP planning process generally followed 
the schedule above; changes were made to 
accommodate community and staff needs 
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topics (open space, group homes, transportation, 
etc.) were held during the planning year (2006). 
Minutes from these meetings were posted on the 
UHWP website. 
 
In Summer 2006, after most public meetings were 
complete, staff organized notes from the meet-
ings and drafted recommendations for the plan  
document.  Neighborhood planning staff  
presented these recommendations for public 
comment at an open house and process update 
meeting held on October 14, 2006.  Notices for this 
meeting were mailed to residents and property 
owners throughout the planning area.  Public 
comments on the plan expressed at this meeting 
were incorporated into the text and recommen-
dations in the plan.  
 
Planning staff completed writing and editing the 
draft UHWP plan in January 2007.  Input from sev-
eral City of Austin departments and outside agen-
cies was incorporated into the plan.  Stakeholders 
helped refine and prioritize recommendations in 
several chapters, and several residents contrib-
uted to the history section of this document.   
 
The final draft of the UHWP Neighborhood Plan was presented for public comment on 
February 22, 2007 at a final open house. Input from a final survey and the open house 
was also reviewed and incorporated into the plan.  In response to public requests for 
additional time to review the plan and associated zoning recommendations, staff 
conducted three additional community meetings (April 28, May 30, and June 6, 2007). 
Planning Commission and City Council hearings 
were conducted during Summer 2007 and the 
plan was approved on August 9, 2007. 
 

LAND USE WORKSHOPS 
 
Future land use planning is a central component 
of the City of Austin’s Neighborhood Planning 
process.  To initiate discussions on future land use 
and potential zoning changes that could be 
adopted with the plan, staff identified four corri-
dor areas around which to focus land use work-
shops.  It was anticipated that a majority of the 

        PLANNING PROCESS 

 

Posters were hung in public places to 
invite residents to attend planning 
meetings 

Community member talking with plan-
ners at Manor Road Land Use Workshop 
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land use and zoning changes resulting 
from the neighborhood plan would occur 
around these corridors: Cameron Road, 
51st Street, Berkman Drive, and Manor 
Road.   
 
Neighborhood planning staff organized  
community land use workshops for each 
of these corridors. Staff sent special notices 
to property owners and renters in each 
corridor area prior to workshops.  During 
these workshops, stakeholders described 
desired land use changes, urban design 
elements, and other planning ideas for 
each corridor.  Minutes from these meet-
ings were posted on the UHWP website. 
Recommendations  reflecting their ideas 
are included in the Land Use & Develop-
ment chapter.  
 
After all land use workshops were held, a 
group of neighborhood stakeholders from 
Windsor Park and University Hills volun-
teered to form the UHWP Zoning Commit-
tee.  Committee members met with 
neighborhood planning staff approximately 
every other week for several months. Zon-
ing committee meetings were held during 
the work day at the NPZD office.  Staff pre-
sented zoning change recommendation to 
the Zoning Committee based on land use workshop notes.  Some Zoning Committee 
members also coordinated with individual property owners to make zoning recom-
mendations.  Prior to the October 14, 2006 workshop, staff sent targeted mailings to 
the owners of properties proposed for rezoning.  
 
PARTICIPATION  
 
NPZD staff continues to develop strategies to increase participation in the neighbor-
hood planning process.  For the UHWP plan, meeting notices were posted in public 
places such as restaurants, parks, apartment complexes, and libraries.  Plan updates 
and meeting notices were sent regularly through the email list mentioned above, and 
neighborhood association newsletters also announced planning meetings. Meeting 
notices were translated into Spanish and meetings were held in Spanish at several 
schools in the planning area.  Generally, meeting days, times, and locations were cho-

        PLANNING PROCESS 

October 14 Process Update Meeting 

 

 

Final Plan Open House on February 22, 2007 
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sen in an effort to accommodate stakeholders’ schedules, and they were usually held 
in public libraries, schools, and area churches.    
Despite these efforts, participation in the neighborhood planning process is limited.  It is 
the desire of both planning staff and UHWP stakeholders that over time, more renters, 
low income residents, Spanish speakers, developers and business people will become 
engaged in community affairs.    

 
COORDINATION WITH CITY OF AUSTIN DEPARTMENTS AND 
OTHER OUTSIDE AGENCIES 
 
Implementation of many of the plan recommendations fall under the purview of other 
City of Austin departments (such as Parks & Recreation, Public Works, etc.) and outside 
agencies  such as Capital Metro. On multiple occasions, NPZD staff invited these repre-
sentatives to attend UHWP planning meetings to speak directly with stakeholders.  Out-
side representatives and city staff also met individually with NPZD staff to review initial 
draft plan recommendations.  They offered comments and ideas for the content and 
wording of the recommendations so that UHWP plan recommendations would clearly 
describe stakeholders’ desired projects and improvements.  Their comments also 
helped frame UHWP plan recommendations  so that they could be feasibly included in 
the departments’ work programs.  The recommendations included in this plan reflect 
their comments. Upon completion of a draft plan, staff presented to the City’s “Special 
Point of Contact” (SPOC) committee, whose members consist of a representative from 
various city departments. The committee members also offered valuable insight on the 
general content and recommendations in the plan.  
 
It is the goal of NPZD staff that this substantial preliminary review will facilitate the  
successful implementation of plan recommendations, given adequate funding and 
continued community support.   
 

 

        PLANNING PROCESS  
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INTRODUCTION 
 
A major component of the neighborhood planning process is the  
analysis of existing land use patterns.  Neighborhood stakeholders work 
with planners to determine how, if at all, existing land uses in the planning 
area should change to accommodate development pressures, increas-
ing (or decreasing) population growth, and needs for additional com-
mercial services and housing. 
 
THEMES 
 
The land use recommendations in this plan correspond to several 
“themes” that stakeholders expressed and staff planners concurred with 
during the planning process. To accommodate some redevelopment in 
the planning area, provide additional commercial services, and preserve 
existing residential neighborhoods in the interior of the planning area, 
most land use changes and rezoning recommendations correspond to 
properties located along and nearby the major corridors (Cameron 
Road, 51st Street, Berk-
man Drive, and Manor 
Road).  In general, 
stakeholders were sup-
portive of mixed use 
development along 
these corridors and 
also at the  
location of shopping 
centers in the 
neighborhood.  
Allowing for residential 
uses on the sites of the  
major shopping  
centers was a means 
to demonstrate  
support for improving 
and revitalizing these 

LAND USE AND DEVELOPMENT 

UHWP Future Land Use Map. See full-size map for more  
information 
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centers, which was also a major theme in land use planning discussions. 
Stakeholders also supported maintaining multi-family zoning of sites in 
multi-family use (i.e., sites with existing apartment buildings) as a means 
to preserve affordable housing in the neighborhood. Finally, stakeholders 
supported allowing for additional higher-density residential housing on 
the few vacant lots in the planning area that were larger than the plan-
ning area’s standard lot size (between approximately 7,000 and 10,000 
square feet).  
 
CHAPTER CONTENT 
 
This chapter begins with recommendations regarding land use and  
zoning; these are organized according to the major corridors within the 
planning area. Sections begin with a short description of the land use 
planning issues in each area, and include a series of objectives and rec-
ommendations (bulleted statements) to address these issues. Next, this 
chapter includes recommendations regarding economic development. 
As stated earlier, revitalizing existing shopping centers and attracting ad-
ditional neighborhood-oriented commercial services to the planning 
area was a major theme in the planning process. Finally, this chapter in-
cludes a design section. Design-related themes such as encouraging pe-
destrian-oriented development and preserving the neighborhood char-
acter were consistently mentioned by stakeholders during the planning 
process.  
 
In each of these sections, a short paragraph describes the appropriate 
organization that would implement the recommendations. The Future 
Land Use Map on Page 53 is a visual representation of the land use 
changes proposed with this neighborhood plan. Additionally, the Infill 
Options map on Page 54 displays the locations where the neighbor-
hoods have adopted special infill options.   
 
PROCESS 
 
Neighborhood planning staff held planning workshops for each corridor 
area to identify stakeholders’ vision and goals.  After these land use work-

LAND USE AND DEVELOPMENT 
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shops were completed, interested members of the community formed 
the UHWP Zoning Committee. Members of this committee worked to-
gether with NPZD staff to develop the zoning recommendations pro-
posed with the neighborhood plan. See the Process chapter for more 
information.  
 
SPECIAL NOTE ON VERTICAL MIXED USE 
 
On August 31, 2006, the City Council adopted the Design Standards and 
Mixed Use subchapter of the City’s Land Development Code. The provi-
sions in this subchapter created a Vertical Mixed Use (VMU) Overlay 
along certain streets (referred to as Core Transit Corridors and Future 
Core Transit Corridors) in Austin. Properties within the overlay are offered 
incentives (such as parking reductions) to build VMU buildings that meet 
certain design standards and include an affordable housing component. 
Neighborhoods also have the opportunity to select other properties not 
located on the designated streets for the VMU Overlay, and to “opt-out” 
of the overlay on sites that they deem inappropriate for VMU develop-
ment.  The opt-in/opt-out process is conducted by neighborhood asso-
ciations or plan contact teams separately from the neighborhood plan-
ning process.  
 
The adoption of the Design Standards and Mixed Use subchapter and 
the formulation of the opt-in/opt-out process was occurring at the same 
time as the UHWP planning process. As such, NPZD staff discussed the 
VMU overlay with stakeholders and the zoning committee considered 
VMU when making zoning recommendations. Therefore, although the 
opt-in/opt-out process was be conducted separately from the process to 
approve the neighborhood plan, the plan includes recommendations 
where appropriate that reflect the neighborhood’s interest in maintain-
ing the VMU overlay along these corridors, and to “opt-in” to the overlay 
on other locations (e.g., Capital Plaza shopping center, Windsor Village 
shopping center, etc.). This is most applicable to the recommendations 
in the Windsor Park planning area. Minutes from a public meeting about 
VMU are included in the Appendix. 
 

LAND USE AND DEVELOPMENT 
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Mueller redevelopment.  
 
Objective: Transform 51st Street into a pedestrian-friendly street with businesses 
that support both the neighborhoods north of 51st and the proposed businesses 
and land uses within the Mueller redevelopment.  
 

 Recommendations: 
 

• Rezone properties to commercial mixed use to allow for office, retail and 
restaurant opportunities, and restrict automobile-oriented businesses.  

 

• Maintain the Vertical Mixed Use overlay on 51st Street to allow for additional 
residential development with an affordability component.  

 

• Support the designation of 51st Street as a Core Transit Corridor as defined in 
the Design Standards and Mixed Use Subchapter so pedestrian-friendly de-
sign elements will be required with redevelopment of this street. (See the De-
sign subchapter.) 

 
Objective: Buffer the Windsor Park neighborhood from the land uses on the 
south side of 51st Street (e.g., Dell Children’s Center, large retail stores, etc.).  
 

 Recommendations: 
 

• Maintain multi-family zoning of 
properties currently in multi-family 
use along 52nd Street.  

− These multi-family units cur-
rently provide affordable 
housing in close proximity 
to several job centers 
(businesses in Capital 
Plaza, the Mueller redevel-
opment).  

 

• As a transition from the proposed 
commercial uses on 51st street to 
residential uses on 52nd street, al-
low for office uses in the current residences on Lancaster Court by rezoning 
these lots to an office zone district intended for small-scale office uses, often 
in former residential structures.    

 

• Transition from commercial to office uses on 51st Street as it approaches the 
entrance to the Windsor Park neighborhood at Berkman Drive.  

 
 
 
 
 

Intersection of Briarcliff & Berkman  
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BERKMAN DRIVE & VICINITY 
Land Use Workshop held on April 29, 2006 
 
Berkman Drive serves as a collector street in the planning area, as it runs from 51st 
Street north to Hwy 290.  Although it connects these two major roads, it remains a pri-
marily residential street with commercial and multi-family uses at its intersection with 
Hwy 290 and a second commercial area at the Windsor Village shopping center (See 
aerial photograph on Page 46).  At the Berkman Drive land use workshop, neighbor-
hood stakeholders expressed support for preserving the residential character of Berk-
man Drive. They also expressed support for redevelopment of the Windsor Village 
Shopping Center and neighboring commercial properties along Gaston Place so that 
they offer a wide variety of neighborhood-serving uses. Additionally, they would like 
these shopping areas to be more visually attractive and less automobile-oriented.  Ad-
ditional information regarding attracting businesses to Windsor Village is included in 
the Economic Development section of this chapter. Also, design-related recommen-
dations specific to Windsor Village and the Berkman Drive area are included in the De-
sign section of this chapter.  
 
Objective: Maintain the primarily neighborhood-oriented, residential character 
of Berkman Drive, especially south of the Windsor Village Shopping Center. 
 

Recommendation: 
 

• Maintain single-family residential zoning of parcels adjacent to Berkman 
Drive from 51st Street to Northridge Drive.   

 
Objective: Berkman Drive parcels on the 
east side of the street between the Windsor 
Village Shopping Center and Hwy 290 
should serve as a transition between adja-
cent commercial areas and Windsor Park’s 
residential neighborhoods on either side of 
the street. 
  

Recommendation: 
  

• Rezone the single-family parcels on 
the east side of Berkman Drive, from 
Wheless to Patton Lane, from single 
family to a higher-density single fam-
ily zoning district that would allow 
townhome and condominium uses. 

 
Objective: Transform the Windsor Village Shopping Center and surrounding 
area into a pedestrian-friendly and neighborhood-oriented urban center that 

        LAND USE AND DEVELOPMENT 

Lots on Berkman Drive between Patton & 
Wheless 

 




